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FOREWORD 
Agricultural land values and cash rental rates in South Dakota, by region and by 
state, are the primary topics of this report, which is written for farmers and 
ranchers, landowners, agricultural professionals (lenders, rural appraisers, profes­
sional farm managers, Extension agents, and educators), and policy makers 
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the 1997 SDSU South Dakota Farm Real Estate Market Survey, the seventh annual 
SDSU survey developed to estimate agricultural land values and cash rental rates 
by land use in different regions of South Dakota. 
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Department and Mary Brashier, Agricultural Communications Department, SDSU. 
Laura Longwood, undergraduate assistant, conducted many of the tasks associat­
ed with survey data collection, editing, and data entry. We wish to thank 
Economics secretarial staff for developing and maintaining mailing lists and for 
editing the tables and charts included in this report. 
General funding for this project is from the SDSU Agricultural Experiment 
Station project H - 134. 
Finally, we wish to thank all of the 238 respondents (lenders, appraisers, and 
Extension agents) who participated in the 1997 South Dakota Farm Real Estate 
Market Survey. Most of these people have also participated in one or more past 
annual land market surveys. Without their responses this report would not be 
possible. 
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SOUTH DAKOTA FARMLAND 
MARKET TRENDS, 1991 - 1997: 
Results from the 1997 SDSU 
South Dakota Farm Real Estate Survey 
Dr. Larry Janssen and Dr. Burton Pfluegerl 
SUMMARY 
The 1997 SDSU Farm Real Estate Market 
Survey reports current agricultural land 
values and cash rental rates by land use in 
different regions of South Dakota and com­
pares them with values of earlier years. Key 
findings are highlighted below. 
South Dakota agricultural land values 
increased more than the rate of general 
price inflation from 1991 to 1997. During 
the past 6 years, increases in ag land values 
have been above the inflation rate ( which 
was +16.6% over the period) in all regions 
of the state, with statewide increases of 
30% in all ag land values. 
Rangeland values increased at a greater 
percentage rate than cropland values during 
most of this period, with statewide increases 
of 38.5% for rangeland and 26.4% for non­
irrigated cropland. 
The most recent annual change (1996 to 
1997) in ag land values of 6.2% is the high­
est annual percentage increase in the 1990s. 
Cropland values increased more rapidly 
1 Professors, Department of Economics, South Dakota State University. 
Dr. Janssen has teaching and research responsibilities in agricultural 
policy, agricultural finance, and farmland markets. Dr. Pflueger is 
Extension farm financial management specialist . 
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than forage land values in 1996 due to very 
favorable crop prices, good yields, and 
changing federal farm program provisions. 
The strongest increases in ag land values 
(above 10%) occurred in the southwest, 
south-central, and east-central regions. 
South Dakota's agricultural land values 
vary systematically by region and land use. 
In each region, per-acre values are highest 
for irrigated land, followed in descending 
order by nonirrigated cropland, hayland or 
tame pasture, and native rangeland. For 
each land use, per-acre land values are gen­
erally highest in the southeast and lowest 
in the western part of South Dakota. 
The average value of nonirrigated land 
(as of February 1, 1997) in South Dakota is 
$290 per acre, varying from $660 in the 
southeast to $108 in the northwest. Average 
nonirrigated cropland values vary from 
$771 per acre in the southeast to $386 in 
the central region and $188 in the north­
west. Average cropland values exceed 
$1000 per acre in a few counties of eastern 
South Dakota. Average rangeland values 
vary from $364 per acre in the southeast 
to $92 in the northwest. Within each 
region, there are substantial differences in 
per-acre value by land productivity and 
land use. 
Average cash rental rates per acre also 
vary systematically by region and land use. 
Average rental rates are highest in the 
southeast and east-central regions and low­
est in western South Dakota. In each region, 
cash rental rates are highest for cropland 
and lowest for pasture and rangeland. For 
example, average cash rental rates in 1997 
for nonirrigated cropland are $75 per acre 
in a few counties of eastern South Dakota 
and only $19 in western South Dakota. 
Average rangeland rents are $23.60 and 
$25. 70 per acre in the east-central and 
southeast regions compared to an average 
$6.60 to $6.80 in western South Dakota. 
Cash rental rates per acre increased for 
cropland, hayland, and rangeland from 
1991 to 1997. During this period, average 
cash rental rates for cropland increased 
more than 30% in north-central and north­
west South Dakota and 14% to 17% in 
eastern South Dakota. Rangeland rental 
rates increased an average $1.30 to $1.90 
per acre (+24% to +38%) in western South 
Dakota and increased $5.00 to $6.50 (+27% 
to +34 % ) in the east-central and southeast. 
Cash rental rates for cropland and hay­
land increased considerably during the 
past year. From 1996 to 1997, average cash 
rental rates for cropland increased $2 to $4 
per acre in all regions. Hayland cash rental 
rate increases varied from $1.30 to $1.50 in 
the central and south-central regions and 
$4.50 to $4.60 in the east-central and south­
east regions. Favorable crop and hay prices, 
good yields, and federal farm program were 
contributing factors. 
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Rangeland rental rates per acre 
increased in all regions while rates per 
AUM (Animal Unit Month) held steady or 
increased in some regions and decreased 
slightly in other regions. Average rangeland 
rental rates in 1997 vary from $15.90 to 
$18.00 per AUM in most regions. 
Rates of return to agricultural land 
increased this past year but remain slightly 
lower than average rates of return over the 
past 7 years. Gross rent-to-value ratios 
(gross cash rent as a percent of reported 
land value) are a measure of gross rate of 
return to land before deduction of property 
taxes and other landlord expenses. In 1997 
gross rent-to-value ratios average 7.3% for 
all ag land, 8.1 % for nonirrigated cropland, 
and 6.6% for rangeland. 
Respondents were asked to estimate net 
rates of return to ag land ownership in their 
locality, given current land values. Net rent­
to-value ratios in 1997 are 5.2% for all ag 
land, 6.3% for nonirrigated cropland, and 
4.4% for rangeland. 
Almost all respondents ( 99%) expect ag 
land values in their localities to increase or 
remain steady in 1997. This is the most 
optimistic assessment by respondents since 
we started this survey. 
Federal farm policies, favorable crop 
prices, and improving calf prices were 
viewed as contributing factors. However, 
these responses were returned before the 
extent of calf losses and prevented plant­
ings was known. 0 
SOUTH DAKOTA FARMLAND 
MARKET TRENDS, 1991 - 1997 
The 1997 SDSU Farm Real Estate Market Survey 
is the seventh annual survey of agricultural land 
values and cash rental rates by land use (cropland, 
rangeland, tame pastureland, hayland, and irrigated 
land) in different regions of South Dakota. Publication 
of survey findings is a response to numerous requests 
by farmland owners, renters, appraisers, lenders, 
and others for more detailed information on farm­
land markets in South Dakota. 
The 1997 estimates are based on reports from 
238 respondents to the SDSU 1997 South Dakota 
Farm Real Estate Market Survey. Respondents are 
agricultural lenders, rural appraisers, realtors, pro­
fessional farm managers, and Extension agricultural 
agents. All are familiar with farmland market trends 
in their localities. 
Copies of the SDSU Farm Real Estate Market 
survey were mailed in February and March _1997, 
requesting information on cash rental rates and agri­
cultural land values as of February 1, 1997. 
Response rates, respondent characteristics, and esti­
mation procedures are in Appendix I. 
Results are in a format similar to that of previous 
surveys (seeJanssen and Pflueger, 1996 - 1991). 
Regional-level information on land values and cash 
rents by land use are emphasized in each of these 
SDSU reports. Current-year findings are compared to 
those of earlier years. 
This report is an overview of ag land values and 
cash rental rates across South Dakota. It may or may 
not reflect actual land values or cash rental rates 
unique to specific localities or specific properties. 
Use this information as a general reference, and rely 
on local sources for more specific details. 
County data on whole-farm, cropland, and pas­
tureland rents and values are provided by the South 
Dakota Agricultural Statistics Service (SDASS) in 
the report: South Dakota 1997 County Level Land 
Rents and Values. The SDASS report is based on a 
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telephone survey of South Dakota farm/ranch 
producers and is the fourth annual survey of county­
level land rents and values2. A comparative analysis 
of the SDASS and SDSU surveys is available in 
Economics Staff Paper 97-4. 
1997 South Dakota Agricultural 
Land Values and Value Changes 
Respondents to the SDSU survey estimated the 
per-acre value of nonirrigated cropland, hayland, 
rangeland, tame pastureland, and irrigated land in 
their counties and the percent change in value from 
one year earlier. 
Responses for nonirrigated land uses are 
grouped into eight agricultural regions (Fig 1). The 
six regions in eastern and central South Dakota cor­
respond with USDA Crop Reporting Districts. In 
western South Dakota, farmland values and cash 
rental rates are reported for the northwest and south­
west regions. 
Fig 1. Agricultural regions of South Dakota. 
NORTHWEST 
SOUTHWEST 
SOUTH 
CENTRAL 
NORTH CENTRAL NORTH 
EAST 
CENTRAL EAST 
CENTRAL 
SOUTHEAST 
2 The SDASS report on county level land rents and values can be 
obtained from the Sioux Falls office. The phone number is 605-330-4235 
and the mailing address is: South Dakota Agricultural Statistics Service, 
P.O. Box 5068,Sioux Falls, SD 57117-5068. 
Due to few irrigated land reports in several 
regions, responses for irrigated land values and 
rental rates are regrouped into six regions: western, 
central/ south-central, north-central, northeast, east­
central, and southeast. 
Average value per acre and percent change in 
value were obtained for each agricultural land use in 
each region. Regional and statewide all-land (non­
irrigated land) value estimates are weighted averages 
based on the relative amount and value of each non­
irrigated agricultural land use in each region of 
South Dakota (Appendix I). 
From 1991 to 1997, South Dakota agricultural 
land values increased more than the rate of price 
inflation ( + 16.6% ). As of February 1997, the South 
Dakota all-land average value was $290 per acre, an 
estimated 6.2% increase from one year earlier and 
30% above February 1991 estimates (Fig 2, Table 1). 
The most recent annual (1996 - 1997) change in ag 
land value of 6.2% is the highest annual percentage 
change in the 1990s. 
Fig 2. Average value of South Dakota agricultural land, February 1, 
1997 and 1996, and percent change from one year ago. 
NORTHWEST 
$108/acre 
$112/acre 
-3.6% 
CENTRAL NORTH 
$320/acr EAST 
$291/acr 
+10.0% 
1----, 
CENTRAL 
$293/acre 
$288/acre 
+4.3% 
EAST 
CENTRAL 
.....---�---- -'-1. 7% 
SOUTH 
$591/acre 
$522/acre 
+13.2% SOUTHWES
T 
$137/acre 
$124/acre 
+10.5% 
CENTRAL 
$241/acre 
$217/acre 
+11.1% 
SOUTHEAST 
$660/acre 
"'"lll••••••••••••••-...$636/acre 
+3.8% 
State: $290/acre 
$273/acre 
+6.2% 
Regional and statewide average values of agricultural land are the 
weighted averages of dollar value per acre and percent change by 
proportion of acres of each nonirrigated land use by region. 
Top: Average per-acre value-February 1, 1997 
Middle: Average per-acre value-February 1, 1996 
Bottom: Annual percent change in per-acre land value 
Source: 1997 South Dakota Farm Real Estate Market Survey, SDSU. 
Table 1. Average repo r ted value and annual percentage change in value of South Dakota agricultural land 
by type of land by region, 1991-1997. 
South- East- North- North- South-
Type of land east Central east Central Central Central 
All agricultural land (nonirrigated) 
Average value, 1997 660 591 437 320 293 241 
Average value, 1996 636 522 419 291 288 217 
Average value, 1995 627 475 424 277 257 222 
Average value, 1994 567 497 393 293 255 191 
Average value, 1993 548 498 399 254 233 199 
Average value, 1992 519 474 368 259 223 186 
Average value, 1991 526 466 362 227 225 177 
6-year % change 97/91 25.5 26.8 20.7 41.0 30.2 36.2 
Av annual% change 97/91 3.9 4.0 3.2 5.9 4.5 5.3 
Annual % change 97 /96 3.8 13.2 4.3 10.0 1.7 11.1 
Nonirrigated cropland 
Average value, 1997 777 699 535 412 386 348 
Average value, 1996 751 613 514 372 371 317 
Average value, 1995 732 555 522 353 332 326 
Average value, 1994 661 590 488 382 331 289 
Average value, 1993 655 595 497 326 305 302 
Average value, 1992 616 574 460 342 300 287 
Average value, 1991 623 554 450 294 300 272 
6-year % change 97/91 24.7 26.2 18.9 40.1 28.7 27.9 
Av annual% change 97/91 3.7 3.9 2.9 5.8 4.3 4.2 
Annual % change 97/96 3.5 14.0 4.1 10.8 4.0 9.8 
Source: 1997 and earlier South Dakota Farm Real Estate Market Surveys 
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South- North-
west west STATE 
137 108 290 
124 112 273 
129 100 262 
112 94 250 
111 90 241 
104 89 231 
97 84 223 
41.2 28.6 30.0 
5.9 4.3 4.5 
10.5 -3.6 6.2 
217 188 488 
214 191 456 
237 185 439 
218 169 429 
197 163 415 
196 167 402 
185 153 386 
17.3 22.9 26.4 
2.7 3.5 4.0 
1.4 -1.6 7.0 
Regional differences in all-agricultural land 
values are primarily related to major differences in 
(1) ag land productivity among regions, (2) per-acre 
values of cropland and rangeland in each region, and 
(3) the proportion of cropland and rangeland in 
each region. 3 
3sased on 1992 land use data, the estimated proportions of pri vately 
owned farmland in South Dakota by land use are: rangeland, 48%; tame 
pastureland, 7%; nonirrigated cropland, 35%; hayland, 9%; and i rrigated 
land, 1 %. Most agricultural land in each region (78% - 92% of acres) is 
native rangeland or nonirrigated cropland, but the proportion in each use 
varies greatly by region. For example, native rangeland is the dominant 
Table 1. (continued) 
South- East- North-
Type of land east Central east 
Rangeland (native) 
Average value, 1 997 364 354 268 
Average value, 1 996 336 3 1 1  250 
Average value, 1 995 354 303 247 
Average value, 1 994 3 19  283 228 
Average value, 1 993 283 276 232 
Average value, 1 992 271 267 209 
Average value, 1 991 268 271 205 
6-year % change 97/91 35.8 30.6 30.7 
Av annual % change 97/91 5.2 4.6 4.6 
Annual% change 97/96 8.3 1 3.8 7.2 
Pasture (tame, improved) 
Average value, 1 997 416 373 299 
Average value, 1 996 379 358 279 
Average value, 1 995 385 346 262 
Average value, 1 994 371 335 251 
Average value, 1 993 326 333 249 
Average value, 1 992 328 306 257 
Average value, 1 991 3 15  325 252 
6-year % change 97/91 32.1 14.8 18.7 
Av annual% change 97/91 4.7 2.3 2.9 
Annual % change 97 /96 9.8 4.2 7.2 
Hayland 
Average value, 1 997 553 507 316 
Average value, 1 996 568 451 314 
Average value, 1 995 562 365 336 
Average value, 1 994 489 409 279 
Average value, 1 993 435 398 275 
Average value, 1 992 416 336 237 
Average value, 1 991 461 358 252 
6-year % change 97/91 20.0 4 1 .6 25.4 
Av annual% change 97/91 3.1 6.0 3.8 
Annual % change 97 /96 -2.6 1 2.4 0.6 
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All-land average values are highest in eastern 
South Dakota, ranging from $660 per acre in the 
southeast to $591 in the east-central and $43 7 in the 
northeast region. These three eastern regions contain 
the most productive land in South Dakota. Cropland 
and hayland, 70% to 74% of farmland acres, are the 
dominant uses in each region. 
land use in western South Dakota, while most agricultural land in eastern 
South Dakota is nonirrigated cropland. Most of the remaining agricultural 
land (8% - 22%) in each region is tame (improved) pasture or hay (alfalfa 
hay, other tame hay, or native hay). I rrigated land is primarily used to pro­
duce corn or alfalfa hay and is concentrated in the southeast region, near 
the Black H ills, and along the Missouri Ri ver. 
North- South- South- North-
Central Central Central west west STATE 
204 214 1 97 1 1 6  92 1 51 
1 94 214 177 1 00 97 143 
184 197 1 80 1 01 83 1 36 
184 1 90 1 49 85 80 1 25 
169 175 1 57 89 76 1 22 
1 63 1 59 145 80 74 1 1 4  
1 47 163 1 37 74 69 1 09 
38.8 3 1 .3 43.8 56.8 33.3 38.5 
5.6 4.6 6.2 7.8 4.9 5.6 
5.2 0.0 1 1 .3 1 6.0 -5.2 5.6 
236 265 222 1 38 1 1 4  271 
231 258 188 1 27 1 15  256 
218 2 14  214 1 17 1 02 237 
200 224 194 1 09 93 227 
194 194 193 1 04 98 216 
1 94 190 176 1 00 88 2 10  
170 199 1 63 92 94 206 
38.8 33.2 36.2 50.0 2 1 .3 3 1 .6 
5.6 4.9 5.3 7.0 3.3 4.7 
2.2 2.7 18 . 1  8.7 -0.9 5.9 
262 253 258 1 69 1 50 280 
219 273 232 1 56 1 46 267 
213 229 230 1 64 1 45 254 
235 237 204 1 37 1 24 240 
188 205 204 1 40 1 21 223 
179 1 97 193 1 35 1 1 9  207 
169 1 90 1 97 1 26 1 22 21 1  
55.0 33.2 3 1 .0 34.1 23.0 32.7 
7.7 4.9 4.6 5.0 3.5 4.8 
1 9.6 -7.3 1 1 .2 8.3 2.7 4.9 
Agricultural land values in central and western 
regions are much lower than in eastern South Dakota. 
The average value per acre ranges from $241 in the 
south-central region to $293 and $320, respectively, 
in the central and north-central regions. Cropland 
and hayland are a majority of farmland acres in the 
central and north-central regions, while rangeland 
and pasture are 69% of agricultural acres in the 
south-central region. The lowest average land values 
are found in the northwest ($108 per acre) and 
southwest regions ($137 per acre). More than 80% 
of privately owned agricultural acres in these west­
ern regions are in native rangeland and pasture. 
Regional changes in agricultural land values this 
past year (early 1996 to early 1997) are related to 
significant changes in the federal farm programs, 
changing economic conditions in the crop and cow­
calf sectors, and the impact of several years of wet 
weather in some localities. 
According to survey reports, cropland, range­
land, and all-land values decreased slightly in the 
northwest, the only region to show any land value 
declines. However, strong increases of more than 
10% in all-land values are reported in the east­
central, south-central, and southwest regions. 
Cropland value increases above 10% occurred in 
the east- central and north-central regions; range­
land value increases above 10% occurred in the 
east-central, south-central, and southwest regions. 
Six-year (1991-1997) trends in agricultural 
land values show increases above the rate of price 
inflation (16.6%) in all regions. The north-central 
and southwest regions had the highest rates ( 41 % ) 
of increase in land values during this period; 
while the eastern regions had the lowest rates of 
increase, varying from 20.7% to 26.8% over the 
6-year period. 
Land Values and Value Changes 
by Type of Land and Region 
In each region, per-acre va]ues are highest for 
irrigated land followed by nonirrigated cropland, 
hayland or tame pasture, and native rangeland. For 
each nonirrigated land use, per-acre land values are 
highest in the southeast and east-central regions, 
while the lowest average land values are in the 
northwest and southwest (Figs 3, 4 ;  Tables 1, lA). 
These regional differences in land values by land 
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Fig 3. Average value of South Dakota c ropland, i r r i gated 
land, and hayland, by region, Feb ruary 1997, dollars per ac re. 
NORTHWEST 
Crop $188 
Irr. $469a 
Hay $1 69 
SOUTHW EST 
Crop $217 
Irr. $469a 
Hay $1 50 
NORTH CENTRAL NORTH 
Crop $412 EAST 
Irr. $600 Crop $535 
Hay $262 Irr. $736 --� Hay $31 5 
CENTRAL 
Crop $386
b Irr. $502 . 
..-------4----ciay $253 
EAST 
CENTRAL 
Crop $699 
Irr. $769 
Hay $507 
SO UT H  
. CENTRAL 
Crop $348 
Irr. $502b SOUTH EAST 
Hay $258 Crop $777 
""11••••••••••••• Irr. $1 21 7 
Hay $553 
Crop = Nonirrigated cropland 
Irr. = Irrigated landa ,b 
Hay = Hayland 
a 1rrigated land values shown for the northwest and southwest 
regions are based on the average value reported for gravity irrigat­
ed land in both western areas.  
b 1rrigated land values shown for the central and south-central 
regions are based on the average value reported in both regions. 
Source: 1997 South Dakota Farm Real Estate Market Survey, 
Fig 4. Average value of South Dakota rangeland and tame 
pastu re, by region, Feb rua ry 1997, dolla r s  per ac re. 
NORTHWEST 
Range $92 
Pasture $114 
SOUTHW EST 
Range $116 
Pasture $1 38 
SO UTH 
CENTRAL 
NORTH CENTRAL NORTH 
Range $204 EAST 
Pasture $236 Range $268 
Pasture $299 
CENTRAL 
Range $214 
Pasture $265 
EAST 
CENTRAL 
Range $354 
Pasture $373 
Range $197 
Pasture $223 
Source: 1997 South Dakota Farm Real Estate Market Survey, SDSU. 
use have remained consistent over time and are 
closely related to climate patterns, crop and forage 
yields, and soil productivity differences across the state. 
Cropland Values 
The weighted average value of South Dakota's 
nonirrigated cropland (as of February 1997) is $488, 
a 7% increase from 1996 and the highest annual per­
centage change in the 1990s (Table 1). This is directly 
related to the combination of relatively high crop 
Table 1 A. Average reported value and annual percentage change in value of South Dakota 
i rrigated land by region, 1 991 -1997. 
South- East- North- North- Central/ 
Type of land east Central east Central South-Central Western STATE 
dollars per acre 
Irrigated land 
Average value, 1997 1217 769 736 600 502 469 707 
High Productivity 1435 941 821 700 592 637 
Low Productivity 1004 572 650 493 400 359 
Average value, 1996 1083 714 662 504 460 453 642 
Average value, 1995 1144 740 793 535 475 411 664 
Average value, 1994 1043 790 683 568 520 433 655 
Average value, 1993 979 765 583 547 506 491 640 
Average value, 1992 985 844 641 450 470 451 622 
Average value, 1991 942 665 563 433 460 419 580 
6 year % change 97/91 29.2 15.6 30.7 38.6 9.1 11.9 21.9 
Av annual % change 97/91 4.4 2.4 4.6 5.6 1.5 1.9 3.4 
Annual% change 97/96 12.4 7.7 11.2 19.0 9.1 3.5 10.1 
Source: South Dakota Farm Real Estate Market Surveys 1997 and earlier reports. 
prices and the 1996 farm program which provided 
producers with fixed transition payments, regardless 
of market price levels, and considerably higher than 
projected deficiency payments.4 
There is considerable regional variation in crop­
land value changes. For example, substantial increases 
of 9.8% to 14% in cropland values are reported for 
1997 in the south-central, north-central, and eastern 
regions, while minimal changes are reported in the 
northwest and southwest. From 1991 to 1997, South 
Dakota cropland values increased above the rate of 
price inflation (16 .6%) in all regions with a statewide 
average increase of 26.4%. 
The southeast region has the highest average 
cropland values ($777  per acre), followed by crop­
land in the east-central and northeast regions (Fig 3, 
Table 1). These three eastern regions contain nearly 
45% of South Dakota's cropland, and the major 
crops are corn, soybeans, wheat, and other small 
grains. 
Wheat and other small grains are the predomi­
nant cropland uses in the central regions of South 
Dakota. Average cropland values in the north-central 
region ($412 per acre) are higher than in the central 
($386) or south-central ($348) region. The lowest 
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average cropland values ($188 and $217 per acre) 
are found in the northwest and southwest regions. 
The dominant cropland uses are spring wheat in the 
northwest and winter wheat in the southwest. 
Average per-acre values of cropland in the northwest 
are roughly one fourth of those in the southeast 
(Table 1). 
Hayland Values 
South Dakota hayland values averaged $280 per 
acre as of February 1997, a 4 .8% increase from one 
year earlier and a 32. 7% increase from 1991. Strong 
annual increases in hayland values above 10% are 
reported in the east-central, north-central, and south­
central regions, while declines are reported in the 
southeast and central regions. From 1991  to 1997, 
hayland value increases in all regions were above the 
rate of price inflation, with the strongest increases 
(+55%)  reported in the north-central region. 
4The 1996 Federal Ag Improvement and Reform Act (FAIR) changed 
federal commodity income support from deficiency payments, which varied 
inversely with program crop prices, to a fixed, declining schedule of produc­
tion flexibility payments for 7 years. The 1996 farm bil l breaks the link 
between farm program payment amounts and good/poor market prices. 
The production flexibility payments received in 1996 are substantially more 
than deficiency payments estimated under previous farm program rules. 
Per-acre hayland values follow the same regional 
patterns as cropland values: highest in the southeast 
($55 3  per acre) and lowest in the northwest ($1 50  
per acre) .  Alfalfa hay and other tame hay are the 
most common types of hay harvested in eastern 
South Dakota, while native hay is more common in 
central and western South Dakota. Respondents 
from the southeast and east-central regions primarily 
reported alfalfa hayland values, while those in all 
other regions primarily reported all-hayland values. 
Pasture and Rangeland Values 
In February 1997 ,  the weighted average value 
of South Dakota native rangeland was $ 1 5 1  per acre , 
while the average value of tame pasture was $271  
per acre (Table 1 ,  Fig 4 ) .  Native rangeland is much 
more concentrated in the western and central 
regions of South Dakota , while tame pasture is  
concentrated in the eastern regions. 
The statewide average change in value from 
February 1 996 to February 1 997  was +5 .6% for 
rangeland and +5 .9% for tame pastureland. Based 
on survey reports , rangeland values declined in the 
northwest region, while strong increases of 10% or 
more were reported for rangeland in the east-central , 
south-central , and southwest regions. Reported 
values of tame pasture increased in all areas except 
the northwest. 
From 1 991  to 1 997 ,  rangeland values increased 
38 . 5% statewide with percentage increases above 
40% in the south-central and southwest regions. 
During the same period, reported values of tame 
pastureland increased 3 1 .6% with greatest percent­
age increases in the southwest ,  south-central and 
north-central regions. Smallest percentage increases 
in rangeland and tame pasture values were in the 
east-central and northeast regions . 
Rangeland average values are highest in the 
southeast and east-central regions ($364 and $354 
per acre , respectively) and lowest in the northwest 
and southwest regions ($92 and $116). In the central 
regions of South Dakota, average rangeland values are 
clustered from $197  to $214 per acre , compared to 
$268 per acre in the northeast (Table 1 ,  Fig 4) . Across 
regions, average rangeland values vary from 80% to 
94% of the average value of tame pastureland. 
Depending on specific region, the average per­
acre value of nonirrigated cropland is 1. 75 - 2 . 1 5  
times the average value o f  native rangeland. I n  all 
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regions , per-acre average hayland and tame pasture 
values are considerably lower than nonirrigated 
cropland values and somewhat higher than native 
rangeland values . 
Irrigated Land Values 
Irrigated land value reports are regrouped into 
six regions (Table 1A, Fig 3). The very few irrigated 
land reports from central and south-central regions 
make it necessary to combine their reports . The 
northwest and southwest regions are also combined 
into a western region because almost all irrigated 
land reports are for gravity-irrigated cropland in 
counties adjacent to the B lack Hills. In all other 
regions, the value of irrigated land was reported for 
center pivot irrigation systems, excluding the value 
of the center p ivot. 
We continue to caution readers that irrigated 
land value data are less reliable than shown for 
other agricultural land uses. Irrigated land is not 
common (less than 1 % of total acres) in most 
regions , and there are few sales of irrigated tracts. 
Consequently, only 29% of all respondents were 
familiar with and able to provide information on 
irrigated land values. 
Based on 70 responses , irrigated land value 
increases were reported in all regions. Statewide 
average irrigated land values are $707 per acre , a 
10 . 1  % increase from last year and 2 1 .9% above 1 991  
reported values. Average irrigated land values are 
above the statewide irrigated land value average in 
the southeast ($1 2 1 7  per acre) , east-central ($769) ,  
and northeast ($736)  regions. In central and western 
South Dakota, irrigated land values average $469 to 
$600 per acre (Table 1A, Fig 3) .  
Variation in Land Values by Land 
Productivity and County Cluster 
Within each region and for each agricultural 
land use, there is considerable variation in land 
values .  In this section, we report February 1 997  per­
acre values of average quality, high productivity, and 
low productivity land by agricultural land use by 
region and county clusters within several regions 
(Table 2) .  
A county cluster is a group of counties within 
the same region that have similar agricultural land 
use and value characteristics. Three county clusters 
Table 2. Average repo r ted value per ac re of ag ricultu ral land by South Dako ta region ,  county clusters ,  
type of  land ,  and land p roductivity, Feb ruary 1 ,  1997. 
Southeast 
Cla y 
Lincoln Bon Homme 
Agricultural land Turner Hutchinson Charles Mix 
type and productivit y All Union Yankton Douglas All 
East-Central 
--- - - -- ----- - ---
Sanborn 
Davison 
Brookings Hanson 
Minnehaha Lake Kingsbury 
Moody McCook Miner 
dollars per acre ----- . -·--------- ----
Nonirrigated cropland 
Average 777 1 079 714 464 699 1 049 648 484 
High Productivity 997 1 394 944 560 930 1484 840 597 
Low Productivity 570 785 500 367 503 659 477 409 
Rangeland (native) 
Average 364 448 354 300 354 444 330 314 
High Productivity 430 5 13  428 363 41 0 556 370 347 
Low Productivity 291 364 282 235 271 324 230 269 
Pastureland (tame, improved) 
Average 416 511 4 10 315 373 422 361 362 
High Productivity 490 605 471 379 424 545 391 400 
Low Productivity 351 434 344 266 297 330 250 317 
Hayland 
Average 553 838 532 329 507 907 4 15  366 
High Productivity 664 975 674 393 630 1 254 467 424 
Source: 1997 South Dakota Farm Real Estate Market Survey, SDSU 
I r r igation land values are not reported in this table, due to insufficient number of repo rts in most county clusters .  
Table 2. (con tinued) 
Codington 
Agricultural land Deuel 
t ype and productivit y All Hamlin 
Nonirrigated cropland 
Average 535 568 
High Productivity 691 681 
Low Productivity 392 404 
Rangeland (native) 
Average 268 297 
High Productivity 308 326 
Low Productivity 221 245 
Pastureland (tame, improved) 
Average 299 341 
High Productivity 336 356 
Low Productivity 251 270 
Hayland 
Average 31 5 336 
High Productivity 372 390 
Low Productivity 254 266 
Northeast 
-----
Clark 
Grant Da y 
Roberts Marshall All 
--- dollars per acre 
581 396 4 12  
775 564 564 
427 307 312 
256 238 204 
296 296 158 
208 201 240 
278 259 236 
331 310 273 
244 230 1 95 
327 256 262 
388 313 297 
268 209 1 95 
1 1  
Brown 
Spink 
560 
820 
391 
239 
284 
174 
269 
322 
2 14  
324 
378 
228 
North-Central 
Edmund Campbell 
Faulk Potter 
McPherson Walworth 
· -- - -- - ---
338 307 
429 392 
267 264 
224 1 36 
255 1 67 
1 82 1 07 
251 1 62 
281 1 88 
2 10  143 
253 1 84 
274 2 16  
1 86 16 1  
Table 2. (continued) 
South- South- North-
Central Central west west 
Aurora 
Agricultural land Beadle 
type and productivity All Jerauld 
Nonirrigated cropland 
Average 386 383 
High Productivity 445 441 
Low Productivity 308 308 
Rangeland (native) 
Average 214 277 
High Productivity 240 325 
Low Productivity 1 67 246 
Pastureland (tame, improved) 
Average 265 294 
High Productivity 317 349 
Low Productivity 234 264 
Hayland 
Average 253 3 13  
High Productivity 282 354 
Low Productivity 204 254 
are identified in each of the following regions: 
southeast , east-central, northeast , north-central and 
central. Land values are not reported by county clus­
ters in regions west of the Missouri River because 
there are too few reports from any county groupings. 
Nor is this survey designed to reflect the substantially 
higher nonirrigated land values near the Black Hills. 
Substantial variation in per-acre land value 
occurs by land productivity for each land use in 
each region. For example, 1997 cropland values in 
the southeast region range from an average $5 70 per 
acre for low productivity cropland to $997 per acre 
for high productivity cropland. In the northwest 
region, at the other extreme, the average value of 
low (high) cropland is $146 ($228) per acre. Across 
the regions, the average value of high productivity 
cropland is 45 % to 85 % higher than the average of 
low productivity cropland (Table 2). 
Rangeland values in the southeast region vary 
from $291 per acre for lower productivity rangeland 
to $430 per acre for higher productivity rangeland. 
In the northwest region, at the other extreme, the 
average value of low (high) productivity rangeland is 
Buffalo 
Brule 
Hand Hughes 
Hyde Sully All All All 
dollars per acre 
364 414 348 217 1 88 
410 486 450 253 228 
286 333 280 1 66 146 
222 1 64 1 97 1 1 6  92 
249 172 227 143 1 18  
17 1  1 09 1 51 92 65 
255 251 223 1 38 1 14 
292 319 261 171  1 35 
2 14  230 1 85 1 1 1  87 
246 2 18  258 1 69 1 50 
266 249 310 1 92 171 
1 98 175 200 16 1  1 10  
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$65 ($118) per acre. Average value high productivity 
rangeland is 38% to 55% above the average value of 
low productivity rangeland in all regions except the 
northwest (Table 2). 
Average values of nonirrigated cropland exceed 
$1000 per acre in two county clusters in eastern 
South Dakota: Minnehaha-Moody ($1049 per acre) 
and Clay-Lincoln-Turner-Union ($1079 per acre). 
This is the first year during the 1990s that the aver­
age value of nonirrigated cropland exceeds $1000 in 
any county cluster. For comparison, 1991 average 
values of nonirrigated cropland in these clusters 
were $809 and $811 per acre, respectively. 
Average land values are much lower in the other 
county clusters of the southeast and east-central region. 
For example, the per-acre value of average quality non­
irrigated cropland is $648 to $714, respectively, in the 
Brookings-Lake-McCook and Bon Homme-Hutchinson­
Yankton clusters, and only $464 to $484 in western 
clusters (Sanborn-Davison-Hanson-Kingsbury-Miner 
and Charles Mix-Douglas) of these two regions (Table 2). 
Similar patterns occur for other land uses across the 
county clusters in these two regions. 
In the northeast, average nonirrigated cropland 
and hayland values in the Grant-Roberts cluster are 
slightly higher than in the Codington-Deuel-Hamlin 
cluster. However, reported rangeland and tame pas­
ture land values were considerably higher in the 
Codington-Deuel-Hamlin cluster than in the Grant­
Roberts area. Considerably lower average land values 
are found for each land use in the Clark-Marshall­
Day cluster. 
In the north-central region, average land values 
reported in Brown and Spink counties are much 
higher than average land values in the other counties. 
Most land in Brown and Spink counties is located in 
the James River valley and is more productive than 
most other land in the north-central region. 
Compared to 1 996 ,  land value increases are 
strong for all types of agricultural land in the 
Edmunds-Faulk-McPherson cluster and for cropland 
and hayland in the Brown-Spink cluster. However, 
declines in land values for all ag land uses are 
reported in the Campbell-Potter-Walworth clusters. 
In the central region, per-acre values of cropland 
are highest in the Hughes-Sully cluster, while per 
acre values of forage land uses are highest in the 
Aurora-Beadle-Jerauld cluster. Annual land value 
increases occurred for all land uses in the Aurora­
Beadle-Jerauld cluster and for cropland in the 
Brule-Hand-Hyde cluster. Reported forage land 
values were steady or declining in the Brule-Hand­
Hyde and Hughes-Sully clusters. 
It is noteworthy that the only. reports of declining 
to steady land values in eastern and central South 
Dakota occurred in the county clusters adjacent to the 
Missouri River and in the northwest region where 
land value declines were also reported. 
In four regions of eastern and central South 
Dakota, cropland values from 1995 to 1 997 increased 
the most in county clusters with the highest crop­
land values. In these same regions, cropland values 
from 1 995 to 1 99 7  declined or increased slightly in 
county clusters with the lowest average cropland 
values. These findings are consistent with a transition 
toward a more market-oriented farm policy. Land 
values in the most cropland-intensive and produc­
tive areas will be expected to increase faster (or 
decline more slowly) than cropland in more 
marginal areas. 
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For regions west of the Missouri River, average 
land values for each land use are highest in the 
south-central region and lowest in the northwest. 
From 1 996 to 1997 ,  strong increases in land values 
were reported for all nonirrigated ag land uses in the 
south-central and southwest regions, while land val­
ues were steady to slightly declining in the 
northwest region. 
Major Reasons for Purchase 
and Sale of Farmland 
Respondents were asked to provide major rea­
sons why buyers were purchasing and sellers were 
selling farmland in their locality. During the 7 years 
the SDSU Farm Real Estate Market Survey has been 
conducted, the most commonly cited reasons for 
purchase and sale have not changed. 
Farm expansion was the most popular reason 
(43 . 1  % of responses to this question) given for pur­
chasing farmland. Investment potential of farmland, 
location of the land tract, and hunting/ recreation 
demand were the next three most common reasons 
(Fig 5). 
Some additional reasons for purchasing farm­
land include moving into an area for the country 
lifestyle ,  purchasing land from the landlord, and 
entry into farming. Purchasing farmland for hunting, 
recreation, or country lifestyle reasons is important 
in some localities, especially close to the Black 
Hills, near the Missouri River, or within commuting 
distance of Sioux Falls. 
Fig 5. Reasons for buying farmland. 
Buyers 
Good price (6.5%) 
Invest (1 9.2%) 
Location (8.2%) 
New farms (3.2%) Other (1 0.0%) 
Retirement from farming was the most common 
reason (42.6% of responses to this question) given 
for selling farmland (Fig 6). Settling estates and 
financial reasons were the second and third most 
popular reasons. Additional reasons for selling 
farmland include favorable market conditions for 
selling, cash flow pressure, and low profitability. 
Fig 6. Reasons for selling fa rmland. 
Sel lers 
Other (4.9%) 
Cashflow (6.5% 
Retire (42.6%) 
Estate (1 7.3%) 
Low Profit (2.3%) 
Market (12 .4%) 
1 997 Cash Rental Rates of 
South Dakota Agricuttural Land 
The cash rental market provides important infor­
mation on returns to agricultural land. Nearly three · 
fourths of renters and three fifths of landlords are 
involved in one or more cash leases for ag land. A 
majority of cash leases are annual renewable agree­
ments (South Dakota 1992 Census of Agriculture; 
Peterson and Janssen, 1988). 
Respondents were asked about average cash 
rental rates per acre for nonirrigated cropland, irri­
gated land, and hayland in their localities. Cash 
rental rates for pasture/rangeland were provided on 
a per-acre basis and, if possible, on a per-AUM 
(Animal Unit Month) basis. Respondents were also 
asked to report cash rental rates for high productivity 
and low productivity land by different land uses in 
their localities. Cash rental rates by land use by 
region are summarized in Tables 3 and 3A and Figs 
7 and 8. The same information is summarized by 
region and county cluster in Table 4. 
Cash rental rates differ greatly by region and 
land use. For each nonirrigated land use, cash 
rental rates per acre are highest in the southeast and 
east-central regions and lowest in northwest and 
14 
Fig 7. Average cash rental rate of South Dakota nonirr igat­
ed c ro pland and hayland, by region, 1997, dollars per acre. 
NORTHWEST 
Crop $1 9.30 
Hay $1 4.60 
SOUTHW EST 
Crop $1 9. 1 0  
Hay $1 4.90 
SOUTH 
CENTRAL 
NORTH CENTRAL NORTH 
Crop $32 .70 EAST 
Hay $1 8.70 Crop $44.70 
CENTRAL 
Crop $29.30 
Hay $1 9.90 
Hay $28.20 
EAST 
CENTRAL 
Crop $49.20 
Hay $36.80 
Crop $23.60 
Hay $1 6.70 
Crop = Cropland 
Hay = Hayland 
Source: 1997 South Dakota Farm Real Estate Market Survey, SDSU. 
Fig 8. Average cash rental rate of South Dakota rangeland 
and pastu reland by region, 1 997, dollars per acre and 
dolla rs  per AUM.  
NORTHWEST 
$6.80/acre 
$1 6. 1 0/AUM 
NORTH CENTRAL NORTH 
SOUTH 
CENTRAL 
$1 5 .20/acre 
$1 3 .40/AUM 
EAST 
$1 9.50/acre 
$1 6.20/AUM 
EAST 
CENTRAL 
$23.60/acre 
$1 8.00/AUM SOUTHW EST 
$6.60/acre 
$1 5 .90/AUM 
1 3.00/acre 
$1 7.40/AUM 
SOUTH EAST 
Source: 1997 South Dakota Farm Real Estate Market Survey, SDSU. 
southwest South Dakota. In each region, cash rental 
rates are highest for cropland and lowest for range­
land and pasture (Table 3 ;  Figs 7 ,  8). 
Cash Rental Rates: Cropland, 
Hayland, Irrigated Land 
Average cash rental rates in 1997 for nonirrigated 
cropland are slightly more than $19 per acre in 
western South Dakota, $49. 20 in the east-central , 
and $57.40 in southeastern South Dakota (Fig 7 ,  
Table 3). Average cash rental rates are highest 
($75. 30  per acre) in the Clay-Lincoln-Turner-Union 
(CLTU) cluster and next highest ($67. 30  per acre) in 
Table 3. Reported cash rental rates of South Dakota agricultu ral land by type of land by region , 1 99 1 - 1 997. 
South- East- North- North- South- South- North-
Type of land east Central east Central Central Central west west 
dollars per acre ·- ---
Nonirrigated cropland 
Average 1 997 rate 57.40 49.20 44.70 32.70 29 .30 23.60 1 9 . 1 0  1 9 .30 
High Productivity 80.30 67.50 57.30 44.50 40.30 31 .80 23.60 26.60 
Low Productivity 41 .70 45.30 31 .80 21 .90 2 1 .50 1 8 .00 1 4.30 1 3.30 
Average 1 996 rate 54.70 45.30 41 .50 28.70 26.30 2 1 .60 17.00 1 6.00 
Average 1 995 rate 52.50 42. 1 0  40.40 27.60 25. 1 0  2 1 .00 1 7.60 1 5.90 
Average 1 994 rate 5 1 .90 45. 1 0  40.30 29.80 25.00 22. 1 0  17.60 1 4.90 
Average 1 993 rate 51 .80 47. 1 0  40.30 26.60 24.20 22 .80 1 6.60 1 4.60 
Average 1 992 rate 48.00 45.70 39.70 25.50 �2.70 21 .40 1 7.70 1 5. 1 0  
Average 1 99 1  rate 49.30 43.20 38.50 24.50 23.20 22.20 1 5.90 1 3.50 
Hayland 
Average 1 997 rate 46. 1 0  36.80 28.20 1 8.70 1 9 .90 1 6.70 1 4.90 14 .60 
High Productivity 60.80 47.20 35.70 24.40 23.90 2 1 .90 1 8.70 1 9 .90 
Low Productivity 33.30 26.70 20.50 1 3.70 1 4.60 1 2 .60 1 0.40 9.90 
Average 1 996 rate 41 .50 32.30 26.00 1 7.00 1 8 .60 1 5 .20 1 2.60 1 1 .20 
Average 1 995 rate 43.80 28.20 25.30 1 6.70 1 6. 1 0  1 4.90 1 1 . 1 0  1 1 . 1 0  
Average 1 994 rate 39.50 31 .40 23.60 17.00 17.80 1 5 .50 1 1 .90 1 1 . 30 
Average 1 993 rate 35.60 32. 1 0  22.00 1 4.70 1 6 .40 1 6 .00 1 1 .30 9.50 
Average 1 992 rate 33.30 25.90 20.00 1 4.20 1 5 .60 1 5 .60 1 1 .40 1 2 . 1 0  
Average 1 991 rate 38.50 30.90 22.30 1 4.20 1 5 .70 1 4 .80 1 2 . 1 0  1 0 .40 
Pasture/rangeland 
Average 1 997 rate 25.70 23.60 1 9.50 1 5.20 1 6 .80 1 3.00 6.60 6.80 
High Productivity 33.00 31 . 1 0  24.70 1 9.90 21 .40 1 6 .70 9.30 9.80 
Low Productivity 1 8.90 1 6.90 1 4.20 1 1 . 1 0  1 2 .20 9.20 4.40 4.20 
Average 1 996 rate 2 1 .20 22. 1 0  1 8.80 1 4.70 1 6 .30 1 2 .00 5.60 6. 1 0  
Average 1 995 rate 2 1 .90 21 .60 1 8.60 1 4.90 1 4.80 1 1 .20 6 . 10  6 .30 
Average 1 994 rate 20.30 20.90 1 8 .60 1 3 .40 1 6.30 1 1 .20 5.40 5.60 
Average 1 993 rate 20.30 20. 1 0  17.00 1 2 .70 1 5.20 1 0 . 1 0  5.60 5. 1 0  
Average 1 992 rate 1 8.00 1 9 .60 1 6.50 1 2 .00 1 3.50 9.50 5.30 4.90 
Average 1 99 1  rate 1 9 .20 1 8.60 1 6.30 1 2 .50 1 3.80 9 .90 5.30 4.40 
dollars per Animal Unit Month 
Average 1 997 rate 17.60 1 8.00 1 6.20 1 3.40 17.00 17.30 1 5.90 1 6 . 1 0  
High Productivity 21 .70 21 .50 1 8.30 1 5 .40 20.00 22.50 1 9.30 1 9.90 
Low Productivity 1 3.60 1 4.80 1 2.20 9.80 1 5 .00 1 3.70 1 2.90 1 2 . 1 0  
Average 1 996 rate 17.50 1 6.70 1 5.60 1 4.70 1 6 .30 1 6 .60 1 6.40 1 6 .20 
Average 1 995 rate 1 7.30 1 6.70 1 3.60 1 5 .00 1 6 . 1 0  1 6 .80 1 6 .40 1 5 .50 
Average 1 994 rate 1 5 .40 1 5 .00 1 5.60 1 4.80 16 .50 1 7.00 1 5.60 1 6 .50 
Average 1 993 rate 1 5 .60 1 3 .90 1 4.25 1 3.25 1 4 .90 1 6 .40 1 5.40 1 4.50 
Average 1 992 rate 1 5 .40 1 4 .50 1 2.50 1 3. 1 0  1 5 .50 1 5 .90 1 4.00 1 5.00 
Average 1 991 rate 1 3 .70 1 5 .90 1 5.50 1 2.80 14 .80 1 5.20 1 4.30 1 3.00 
Source: South Dakota Farm Real Estate Market Surveys, SDSU, 1997 and earlier year reports. 
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Table 3A. Reported cash rental rates of South Dakota i rrigated land by region, 1 991 - 1 997. 
South- East- North- North- Central! 
Type of land east Central east Central South-Central Western 
dollars per acre 
Irrigated land 
Average 1997 rate 100.20 72.20 63.00 59.30 46.40 42.00 
High Productivity 120.20 82.20 72.00 75.70 57.80 54.20 
Low Productivity 81.00 56. 10 51.00 42.90 40.00 31.70 
Average 1996 rate 85.40 61 .90 68.70 46.40 43.90 33.80 
Average 1995 rate 89.50 68.00 76.70 65.40 45.80 44.00 
Average 1994 rate 91 .90 71 .70 66.00 53.80 48.50 
Average 1993 rate 87.20 68.60 60.00 57.80 53.40 44.00 
Average 1992 rate 65.20 70.00 69.20 58.50 49.80 47.50 
Average 1991 rate 82.70 69.00 59.00 37.50 
*** Insufficient number of reports 
Source: South Dakota Farm Real Estate Market Survey, 1997, and earlier reports. 
Table 4. Reported cash rental rates of South Dakota agricultural land by region and county clusters, 1 997 and 
1 996 rates. 
Southeast East -Central 
Sanborn 
Clay Davison 
Lincoln Bon Homme Brookings Hanson 
Turner Hutchinson Charles Mix Minnehaha Lake Kingsbury 
All Union Yankton Douglas All Moody McCook Miner 
dollars per acre 
Nonirrigated cropland 
Average 1997 rate 57.40 75.30 52.40 36.70 49.20 67.30 50. 10 36.80 
High Productivity 80.30 106.90 71 .80 50.20 67.50 95.00 69.50 48.10 
Low Productivity 41.70 57.40 35.60 25.20 35.70 49.60 34.30 27.80 
Average 1996 rate 54.70 76.10 46.70 32.60 45.30 69.50 42.50 33. 10 
Hayland 
Average 1997 rate 46.10 70.80 47.50 27.00 36.80 58.10 36.00 26.10 
High Productivity 60.80 91 .30 65.50 34.30 47.20 75.60 48.20 31 .30 
Low Productivity 33.30 54.10 30.50 20.60 26.70 39.40 26.40 20.20 
Average 1996 rate 41 .50 69.20 35.80 22.30 32.30 53.70 30.70 24.60 
Pasture/rangelands 
Average 1997 rate 25.70 32.20 23.90 19.70 23.60 27.10 23.40 22.00 
High Productivity 33.00 40.30 31 .70 25.50 31 . 10 34.40 32.80 28.10 
Low Productivity 18.90 24.20 16.30 14.90 16.90 20.00 16.60 15.60 
Average 1996 rate 21 .20 24.80 21.60 18.20 22. 10 28.60 21.00 20.00 
a AUM rates are not reported in this table, due to insufficient number of reports in most county clusters. 
Source: South Dakota Farm Real Estate Market Surveys, SDSU, 1996 and 1991 
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Table 4. (continued) 
Northeast North_ -Central 
Codington Clark Edmund Campbell 
Deuel Grant Day Brown Faulk Potter 
All Hamlin Roberts Marshall All Spink McPherson Walworth 
dollars per acre 
Nonirrigated cropland 
Average 1 997 rate 44.70 46.80 49.60 34.90 32 .70 42.70 27.20 27.30 
High Productivity 57.30 59.60 64.20 44.30 44.50 58.50 37.70 35.00 
Low Productivity 31 .80 34. 1 0  34.60 24.70 21 .90 28.50 17.70 1 9.00 
Average 1 996 rate 4 1 .50 45.20 47.10  34.00 28.70 37.80 22.50 25.20 
Hayland 
Average 1 997 rate 28.20 28.90 32.00 22.60 1 8.70 20.90 17.50 18.00 
High _ Productivity 35.70 35.50 42.00 28.00 24.40 27.10  23.40 22.50 
Low Productivity 20.50 22.00 22.00 1 6.80 13.70 1 6.90 12.70 1 1 .20 
Average 1 996 rate 26.00 31 .40 25.20 20.65 17.00 20. 1 0  13.90 17.00 
Pasture/rangeland 
Average 1 997 rate 1 9.50 20. 1 0  1 8.60 1 9 .70 15.20 17.40 15.30 1 1 .30 
High Productivity 24.70 25.80 23.90 24.30 1 9.90 22.00 20. 1 0  1 6.00 
Low Productivity 14.20 14 .90 13 . 10  14.70 1 1 . 1 0  13.50 1 0.70 8.00 
Average 1 996 rate 1 8.80 1 8.80 1 9.50 1 6.90 14.70 1 8. 10  13. 1 0  1 2.70 
Table 4. (continued) 
South- South- North-
Central Central west west 
Buffalo 
Aurora Brule 
Beadle Hand Hughes 
All Jerauld Hyde Sully All All All 
dollars per acre 
Nonirrigated cropland 
Average 1 997 rate 29 .30 33.00 27.20 28.90 23.60 19 . 10  1 9.30 
High Productivity 40.30 46.40 40.00 35.80 31 .80 23.60 26.60 
Low Productivity 21 .50 25.60 1 9.60 20.60 18.00 14.30 13.30 
Average 1 996 rate 26.30 27.30 24.50 26.70 21 .60 1 6.70 1 6.00 
Hayland 
Average 1 997 rate 1 9.90 24. 1 0  1 9.70 15.20 1 6.70 14.90 14.60 
High Productivity 23.90 30.30 22.50 1 8.30 21 .90 1 8.70 1 9.90 
Low Productivity 14.60 17.30 14 .40 1 1 .80 1 2.60 1 0.40 9.90 
Average 1 996 rate 1 8.60 21 .50 1 8.20 1 6.50 15.20 1 2.60 1 1 .20 
Pasture/rangeland 
Average 1 997 rate 1 6.80 21 .60 1 7.20 1 2.20 13.00 6.60 6.80 
High Productivity 21 .40 27. 10  21 .60 1 6.00 1 6.70 9.30 9.80 
Low Productivity 1 2.20 1 6.00 13.30 7.60 9.20 4.40 4 .20 
Average 1 996 rate 1 6.30 1 9.50 17.80 10.80 1 2.00 5.60 6. 1 0  
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the Minnehaha-Moody cluster. Typical cash rental 
rates for high productivity cropland exceed $100 per 
acre in the CLTU cluster and are $95 per acre in the 
Minnehaha-Moody cluster (Table 4). 
Within each region and county cluster, cash 
rental rate averages for low productivity cropland 
are considerably lower than cash rental rates for 
high productivity cropland. For example, reported 
average cash rent for nonirrigated cropland in the 
southeast region is $41. 70 per acre for lower produc­
tivity cropland and $80.30 per acre for higher 
productivity cropland. In the northwest region, 
lower productivity cropland cash rents for $13.30 
per acre and higher productivity cropland rents at 
an average $26.60 per acre (Table 4). 
Hayland cash rental rates in 1997 vary from an 
average $14.60 per acre in the northwest region to 
an average $46.10 in the southeast. Average cash 
rental rates for alfalfa hayland are $70.80 per acre in 
the Clay-Lincoln-Turner-Union cluster and $58 .10 
per acre in the Minnehaha-Moody cluster. Some 
hay land cash leases exceed $90 per acre in several 
of these eastern counties where a commercial alfalfa 
hay market has developed. 
As with cropland, there are considerable differ­
ences in average cash rental rates of low productivity 
and high productivity hayland. In most regions (except 
the southeast and east-central), lower cash rental rates 
for hayland are based on reports for native hayland 
and less productive tame hayland, while the higher 
rates are often quoted for good quality alfalfa hayland. 
From 1996 to 1997, average cash rental rates for 
cropland increased $2 - $4 per acre in all regions. 
Increases of $4.00 were reported for the north­
central region and $3.90 for the east-central region, 
while the south-central and southwest regions 
reported increases of $2.00 and $2.40. Average cash 
rental rates for hayland increased in all regions. 
Fairly strong increases in hayland cash rental rates 
of $4.60 and $4. 50 per acre were reported in the 
southeast and east-central regions (Table 3). 
From 1991 to 1997, average reported cash rental 
rates for cropland increased in all regions. Average 
cash rental rates for cropland increased 33% to 43% 
in the north-central and northwest regions, increased 
14% to 17% in eastern South Dakota, and only +6% 
in the south-central region. 
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Similar trends occurred for hayland cash rental 
rates. From 1991 to 1997, average cash rental rates 
for hayland increased in all regions from a low of 
+$1. 90 ( +$2. 70) per acre in the south-central (south­
west) region to a high of +$7.60 in the southeast. 
Cash rental rates for center pivot irrigated land 
in the central and eastern regions of South Dakota 
vary from an average of $46.40 per acre in the cen­
tral and south-central region to $100.20 per acre in 
the southeast region (Table 3A, Fig 7). Average cash 
rental rate for gravity-irrigated land in western 
South Dakota is $42.00 per acre. 
Cash Rental Rates: Rangeland 
and Pasture/and 
More than three eighths of South Dakota's 26.6 
million acres of rangeland and pastureland acres are 
leased to farmers and ranchers. Several million acres 
of rangeland in western and central South Dakota 
are controlled by federal, state, or tribal agencies and 
are leased to ranchers using cash leases or grazing 
permits. However, a majority of leased rangeland 
and almost all leased pasture are cash rentals from 
private landlords (Cole et al. 1992). 
Respondents were asked to report 1997 cash 
rental rates per acre and per AUM5 on privately 
owned rangeland and pastureland in their localities. 
Average cash rental rates per acre reflect regional 
differences in productivity and carrying capacity of 
pasture and rangeland tracts. Average rates vary from 
$6.60 to $6.80 per acre in western South Dakota and 
$23.60 to $25.70 in southeast and east-central 
South Dakota. 
Typical cash rental rates for low productivity 
and high productivity rangeland vary from $4.20 to 
$9.80 per acre in the northwest and from $18.90 to 
$33.00 in the southeast (Fig 8, Table 3). 
Rangeland rates per AUM in 1997 are fairly uni­
form across South Dakota, averaging $15.90 per 
AUM in the southwest to $18 .00 per AUM in the 
east-central region. Average rates are lowest in the 
north-central region at $13.40 per-AUM. 
5 Animal Unit Month (AUM) is defined as the amount of forage required 
to maintain a mature cow with calf for 30 days. An AUM is somewhat of a 
"generic" value and should be about equal across regions. Therefore, pri­
vate cash lease rates quoted on a per-AUM basis should be roughly 
equivalent in different areas of the state unless there are major differences 
in forage availabil ity, forage qual ity, and demand for leased rangeland. 
From 1991  to 1 997 ,  rangeland average cash 
rental rates increased in all regions of South Dakota. 
During this same period,  average cash rental rates 
per AUM also increased in all regions . Average 
increases exceeding $3 per AUM occurred in the 
southeast and northwest regions . 
From 1 996 to 1 997 ,  cash rental rates per acre of 
rangeland increased in all regions of South Dakota. 
Rental rates per AUM held steady or slightly 
increased in most regions . However, per-AUM 
rental rates declined slightly in the north-central , 
southwest, and northwest. This is the second year 
that modest declines in rangeland rental rates have 
been reported in several regions. 
Survey respondents were given the opportunity 
to comment on why they thought rental rates were 
changing across South Dakota. The most common 
reason given (3 5 . 3 %  of those giving reasons) was 
that land prices and rental rates were increasing 
together. Other reasons included demand for rental 
land (1 1 . 6%) ,  good crop conditions in the last year 
( 1 1 . 6%) ,  and changes in federal farm program 
provisions ( 1 2 . 0%) .  
Changes in Rental 
Arrangement Trends 
A special section of the 1997  survey was devoted 
to asking respondents about trends in various farm 
lease and custom farming arrangements .  A majority 
of the 2 24 respondents filling out this section of the 
survey indicated that more cash leases and more hunt­
ing/ recreational leases were occurring in their locality. 
Nearly one third of these same respondents indi­
cated greater incidence of custom farming. Trends 
toward greater use of flexible cash leases were indi­
cated by 24 .4% of respondents , while only 1 3 . 8% 
indicated more share leases in  their locality (Fig 9) . 
Nearly one fourth of respondents were "unsure" about 
any trend in ag land leasing or custom farming in 
their area. 
There were major regional differences in the pro­
portion of respondents indicating trend(s) in various 
lease arrangements . For example more than 60% of 
respondents from eastern South Dakota perceived a 
positive trend toward more cash leases, compared to 
only 35 to 39% of respondents in western South 
Dakota. For flexible cash lease arrangements , the per­
ception of a positive trend was highest, 35% and 40% 
respectively, in the southeast and north-central regions . 
Fig. 9. Respondents' perception of t rends in fa rm leases. 
60 
Cl) 50 
+,J 
c 
Q) 
"O 40 
c 
0 
0.. 
30 Cl) 
Q) 
a: 
'+-- 20 
-;:!!_ 0 1 0  
0 
Percent of Respondents Ind icati ng 
Positive Trend For: 
More Cash 
54.8% 
More Flex Cash 
24.4% 
More Share 
1 3.8% 
Custom Farm 
34.4% 
Type of Lease Arrangement 
19 
Hunt/Rec 
58.0% 
Perception of a trend toward more share leasing 
was indicated by over 30% of respondents from 
western South Dakota, compared to less than 20% of 
respondents in eastern or central regions. In most 
regions, a majority of respondents reported no trend 
toward share leasing in their localities. 
Perception of a trend toward more custom farm­
ing was reported more frequently (more than 40%) 
by respondents in central and western South Dakota 
than by respondents in other regions. Nearly half 
(48% to 55%) of respondents in eastern and north­
central regions indicated there was no trend to more 
custom farming in their localities. 
The perception of a trend toward more hunting 
leases was also evident in some regions of South 
Dakota. In the "traditional"  hunting areas of South 
Dakota, the perception of hunting leases was greatest 
in the central (88%), south-central (88%), southwest 
(69%), and north-central (64%) regions. The per­
ception of more hunting leases was lowest in the 
northeast, northwest, and southeast regions where 
40 to 42 % of respondents indicated a trend to more 
hunting I recreation leasing of ag land. 
Respondents' Assessment of Changing 
Land Values and Cash Rents 
Most respondents answered open-ended 
questions about major reasons that agricultural land 
values and/or cash rental rates had changed during 
the past year. 
The three major reasons they gave for increasing 
land values and cash rental rates during 1996 and 
early 1997 were high commodity prices, good crop 
yields, and demand for farmland due to farm expan­
sion motives. These reasons were a majority of 
comments from respondents and reflect favorable 
economic conditions in 1996 and the long-term 
trend of expanding farm size. 
Provisions of the 1996 federal farm program 
legislation were often cited by respondents in the 
cropland-intensive areas of eastern and central South 
Dakota as an important factor that increased land 
values and cash rents. Many ag economists view the 
1996 farm bill's fixed, but declining, schedules of farm 
program payments from 1996 to 2002 as compensation 
to landowners with crop base acres for gradual with­
drawal of federal farm income support. Since the 
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market transition payments in 1996 and 1997 exceed 
previous deficiency payment projections and since 
South Dakota has very high farm program participa­
tion rates, the impacts on cash rents and land values 
are positive in the early years of the new farm program. 
During the 7 years that this survey has been con­
ducted, a growing number of survey respondents list 
investment interest, nonagricultural demand for 
farmland, and purchasing land for hunting purposes 
as important reasons for land value increases. 
Investment interest and nonagricultural demand 
reasons are frequently listed by respondents in 
southeastern South Dakota and near the B lack Hills, 
while hunting and recreation motivations are listed 
by respondents near the Missouri River in central 
and south-central South Dakota. 
Comments about declining land values, especially 
falling rangeland values, came primarily from west­
ern South Dakota respondents. The northwest region 
was the only region where comments about declining 
land values exceeded comments about increasing 
land values. 
Rates of Return to South Dakota 
Agricultural Land 
Two approaches were used to obtain information 
on current rates of return to agricultural land. 
First, gross rent-to-value ratios (gross cash rent as 
a percent of land value) were calculated from respon­
dents' reported cash rental rates and estimated value 
of leased land. This is a measure of the GROSS RATE 
OF RETURN obtained by landlords before deduction 
of property taxes and other landlord expenses. For 
most respondents, the estimated gross rate of return 
varies from 5 .7% to 10. 5% for cropland, 5.7% to 
11.3% for hay land, and 4.7% to 9.6% for rangeland.6 
The statewide average gross rate of return (rent­
to-value ratio) is 8.0% for nonirrigated cropland and 
hayland and 6.9% for rangeland (Table 5). From 
1991 to 1996, there were minimal changes in gross 
rent-to-value ratios for cropland and declines in 
rent-to-value ratios for forage land uses. 
6 The range of reported net rates of return and calculated rent-to-value 
ratios is shown for the middle 90°/o of responses for each land use. This 
represents the practical range of reported net and gross rates of return. 
Table 5. Estimated rates of return to South Dakota agricultu ral land by type of land and by region, 1 991  - 1 997. 
Average Average 
1997 1996 1995 1991-97 1997 1996 1995 1991-97 
Type of land-statewidec -- GROSS rate of return (%)a ---- NET rate of return (%)b --- -
All agricultural land 7.3 7. 1  7.5 7.5 5.2 5.1 5.3 5.5 
Nonirrigated cropland 8.1 7.9 7.8 8.0 6.3 6.4 5.8 6.2 
Rangeland and pastureland 6.6 6.4 7. 1  6.9 4.4 4.2 4.7 5.0 
Hayland 8 . 1  7.7 7.6 8.0 5.5 5.2 5.4 5.6 
Regiond GROSS rate of return (%) NET rate of return (%) 
Southeast 7.2 7.2 7.3 7.5 5.9 6.0 5.6 6.0 
East-Central 7.4 7.4 7.5 7.6 5.4 5.4 5.2 5.5 
Northeast 8.1 8.1 8.1 8.2 6.1 5.7 5.9 6.2 
North-Central 8 . 1  8. 1 8 . 1  8.1 6.3 6.0 5.5 6.2 
Central 7.7 7.5 7.5 7.8 5.7 5.1 5.3 5.5 
South-Central 6.6 6.7 6.7 7.0 5.3 4.6 4.3 5.3 
Southwest 6.3 6 . 1  6.5 6.8 4.1 3.8 4.8 4.7 
Northwest 7.3 6.6 7.8 7.2 4.4 4.8 5.0 5.3 
aGROSS rate of return (percent) is calculated by dividing the average gross cash rental rate by reported value of rental land. 
bNET rate of return is the reporter's estimate of the percentage rate of return to ownership given current land values. Appraisers 
often refer to this measure as the market capitalization rate. 
estate level GROSS and NET rate of return estimates are calculated by weighting regional estimates by proportion of acres of 
each land use by region. 
dRegional level GROSS and NET rate of return estimates are calculated by weighting rate of return estimates for each land use 
by proportion of the region agricultural acres in each land use. 
The 1 997 regional and statewide GROSS and NET rates of return to all agricultural land are also reported in Figure 1 0. 
Source: 1997 South Dakota Farm Real Estate Survey, SDSU 
Next, respondents were asked to estimate the 
current NET RATE OF RETURN (percent) that 
landowners in their localities could expect given 
current land values. Appraisers refer to the current 
annual net rate of return as the market-derived capi­
talization rate, which is widely used in the income 
approach to farmland appraisal. The net rate of 
return is a return to agricultural land ownership 
after deducting property taxes, real estate mainte­
nance, and other ownership expenses. 
Average 1997 net rates of return were highest 
(6. 3%) for nonirrigated cropland and lowest (4.4%) 
for rangeland. Most respondents reported net rates 
of return ranging from 3% to 10% for cropland, 2% 
to 10% for hayland, and 2% to 7. 5% for rangeland. 
The statewide average estimated net rate of 
return in 1997 on all agricultural land is 5.2%, which 
is slightly lower than the 7-year average (1991 - 1997) 
net rate of return of 5 . 5% .  Net rates of return in 1996 
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and 1997 were slightly lower than the 7-year average 
net rate of return for rangeland, pasture and hayland 
(Table 5, Fig 10). 
During the 1991 - 1997 period, the difference 
between GROSS and NET rates of return to agricul tur­
al land ownership has averaged 2.0 percentage points 
and varies from 1.5 percentage points to 2.4 percent­
age points across different regions and land uses 
(Table 5) .  Most of the difference between gross returns 
and net returns is caused by property tax levies. 
The current average net rate of return of 5.2% on 
all agricultural land in South Dakota is much lower 
than farmland mortgage interest rates of 7. 5% to 
9. 5%. This implies that relatively large downpay­
ment requirements are necessary before farmland 
purchases can be expected to cash flow from net 
returns. A cautious approach to debt financing will 
be required to help farmland buyers avoid another 
financial crisis. 
Fig 10. Estimated rates of retu rn to ag r icultu ral land ,  
s tate and region, 1997. 
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Source: 1997 South Dakota Farm Real Estate Market Survey, SOSU. 
Agricultural Land Market Expectations, 
Past and Prospective 
In each survey, respondents were asked to esti ­
mate the percentage change in land values during 
the previous year and to forecast percentage changes 
in land values for the fol lowing year. During the 
past year, respondents ' estimated percentage increas­
es in land values were 6.4% for cropland, 4 .8% for 
hayland, and 4.9% for pasture and native rangeland. 
Nearly 85% of respondents perceived increased 
cropland values during 1996 in their local ities, com­
pared to 76% (70%) of respondents reporting 
increases in hayland (rangeland) values. In general, 
respondents' perceptions of percentage changes in 
land values were similar to or greater than the per­
cent changes calculated from "actual" dollar values. 
Half of the respondents expect no change in 
land values during 1997, and only 1 % expect 
decl ining farmland values. T his is a considerable 
change in expectations from 1995 and 1996 survey 
responses when more than 10% of respondents 
expected decl ining land values during the fol lowing 
year. The major explanation is the positive impact of  
the new farm program on land values in the early 
years (1996 - 1998) of the 7-year commodity program. 
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Thirty-eight percent of all respondents expect 
agricultural land values to increase from 1 % to 6%, 
while others (11 % of respondents) expect greater 
increases in land values of +7.0% to +15%. The aver­
age expected change in farmland values is +2. 5%, 
with land value increases expected in all regions. 
Many respondents commented that federal farm 
program payments, strong interest in bidding crop­
land into the revised Conservation Reserve Program, 
and improving cal f  prices should lead to increased 
agricultural land values in the next 12 months. 
However, most of the responses were returned 
before the extent of calf losses to blizzards in north­
ern and western South Dakota and the extent of 
spring flooding of cropland in central and eastern 
South Dakota were known. These weather related 
factors may dampen increases in areas with severe 
l osses and prevented plantings, unless disaster assis­
tance rel ief is substantial . 
Agricultural lease terms are changing and wil l  
l ikely continue to  change. Based on respondent 
comments, there appears to be a gradual trend to 
more cash leasing in most regions of South Dakota. 
Landlords and tenants are adjusting lease terms and 
developing new, or moving towards different, lease 
arrangements such as flexible cash lease arrange­
ments and hunting leases. 
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Appendix I: Survey Methods and 
Respondent Characteristics 
The primary purpose of the 1 997  South Dakota Farm 
Real Estate Market Survey was to obtain regional and 
statewide information on: ( 1 )  1 997  per-acre agricultural 
land values by land use and land productivity, and. (2) 
1 997 cash rental rates by land use and land productivity. 
Copies of this survey were mailed to potential 
respondents about February 2 1  with a followup mailing 
on March 18. Potential respondents were persons 
employed in one of the following occupations: 
(1) agricultural lenders (senior agricultural loan officers 
of commercial banks, Farm Service Agency, or Farm 
Credit Banks), (2) Cooperative Extension Service agricul­
tural agents and farm management field staff, and 
(3) licensed appraisers (including members of profes­
sional rural appraisal and farm management societies). 
Some appraisers were primarily realtors, assessors, 
auctioneers, or professional farm managers. 
Total response rate was 46% of 5 76 persons contacted. 
Usable survey response rate was 4 1  % . The distribution of 
238  respondents by location and reported occupation is 
shown in Appendix Table 1. Nearly 60% of Extension 
agents, 39% of agricultural lenders, and 39% of licensed 
appraisers contacted provided usable responses. 
A majority (5 1 % ) of the respondents were from the 
eastern regions of South Dakota, 32% were from the three 
regions of central South Dakota, and 1 7 %  were from 
western South Dakota. Most respondents were able to 
supply land value and cash rental rate information for 
nonirrigated cropland, rangeland, and hayland in their 
localities. However, only 29% of respondents provided 
data on irrigated land values and 24% provided data on 
irrigated land cash rental rates and rangeland/pasture 
AUM rental rates. 
Regional average land values by land use are simple 
average (mean) values of usable responses. All-agricultur­
al land values, statewide and regional, and statewide 
average land values by land use are weighted by the rela­
tive number of acres in each agricultural land use. 
This approach has important implications in the 
derivation of statewide average land values and regional 
all-land values. For example, the three eastern regions of 
South Dakota with the highest average land values have 
nearly 45% of the state's cropland acres, 26% of all-ag 
land acres, and only 9% of rangeland acres. Consequently, 
the relative importance of various regions on statewide 
agricultural land values varies greatly by land use. 
We believe a weighted average approach to statewide 
land values is preferable to a simple average (mean) of all 
responses. Our approach increases the relative impor­
tance of western South Dakota land values in the final 
computations and results in lower statewide average land 
values. 
The weighting factors used to develop statewide aver­
age land values are based on estimates of agricultural land 
use for privately owned nonirrigated farmland in South 
Dakota. It excludes agricultural land (mostly rangeland) 
leased from tribal or federal agencies, which primarily 
occurs in the western and central regions of the state. 
Irrigated land is also excluded from regional and 
statewide all-land values. The land-use weighting factors 
were developed from county-level data in the 1992 South 
Dakota Census of Agriculture and other sources. 
Appendix Table 1 .  Selected characteristics of respondents, 1 997 
Number of respondents = 238 
Respondents: 
Reporting location N % Primary Occupation N % 
Southeast 43 1 8. 1  Banker/loan officer 120 50.4 
East-Central 44 1 8.5 
Northeast 35 1 4.7 Appraiser/realtor 79 33.2 
North-Central 28 1 1 .8 
Central 28 1 1 .8 Extension agents 39 1 6.4 
South-Central 1 9  8 .0 
Southwest 21 8 .8 238 1 00.0 
Northwest 2Q 8.4 
238 1 00.0 
Response rates: 
Land values N % Cash Rental Rates N % 
Nonirrigated cropland 226 95.0 Noni rrigated cropland 221 92.9 
I rrigated land 70 29.4 I rrigated land 57 23.9 
Hayland 1 94 81 .5 Hayland 1 86 78.2 
Rangeland (native) 204 85.7 Rangeland per acre 1 93 8 1 . 1  
Pasture (tame) 1 67 70.2 per AUM 59 24.8 
Source: 1997 South Dakota Farm Real Estate Market Survey. 
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